PLANNING AND ZONING COMMISSION
STAFF REPORT

December 5, 2013

CrTy OF BryAN

Rezoning case no. RZ 13-17: John Fu

CASE DESCRIPTION: a request to change the zoning classificatiorm fri@lultiple-Family
District (MF) to Planned Development — Housing Deit(PD-H)

LOCATION: 0.179 acres of land located at the east corner afege Main and
Jefferson Streets

LEGAL DESCRIPTION: the northwest 12.5 feet of Lot 4 and Lot 5 in Bi& of Highland Park
Addition

EXISTING LAND USE: vacant land

APPLICANT(S): John Fu

AGENT: Constantin Barbu

STAFF CONTACT: Martin Zimmermann, Planning Administrator

SUMMARY RECOMMENDATION: Staff recommendapproving the proposed rezoning.

SUBJECT
PROPERTY
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AERIAL PHOTOGRAPH:

subject property

PHOTOGRAPHS — November 2013;
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looking at Jefferson Street Townhomes under constation
from across College Main Street

looking at subject property from Jefferson Street
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looking at Jefferson Street Townhomes under constation
from subject property

BACKGROUND:

The applicant/property owner, Mr. John Fu, is retjng to change the zoning on the subject property
from Multiple-Family District (MF) to Planned Dewament — Housing District (PD-H), to permit the
proposed construction of a 2-story, 4-unit multiafty residential apartment building (referred to as
“Garden Apartments”) on this property. The propeasty’,812 square feet (0.179 acres) in size and has
62.5 feet and 125 feet of frontage along CollegénMad Jefferson Streets, respectively.

The subject property adjoins the northeast sidethef newly reconstructed College Main Street.
Surrounding land uses include townhomes under aarigin to the northwest across Jefferson Street,
single-family homes further northwest, to the east the northeast, as well as apartments further
southeast (“Northgate Villas”) on the same blockefaand to the southwest, across College Main tStree
(“College Main Apartments”).

On July 23, 2013, the City Council approved MF mgnfor this property as part of a request that also
included adjoining land to the northeast at thenepof Jefferson and Aspen Streets. Mr. Fu is [sinygp

to only develop the subject property at this timthwa multi-family residential building, as shown the
attached development plan, and is requesting PDrthg for only the subject property.

The proposed development standards for this prppeduce minimum building setbacks and allow
additional fence height along street frontagesycedhe depth of some parking spaces while inargasi
the minimum drive isle width, and do not providbudfer area along the south side property line catja

to an RD-5 District. The proposed standards profae90% of masonry coverage (brick and stone) on
all exterior building walls and additional landsap If this request were approved by the City Golin
then an apartment building with off-street parkangd landscaping areas in the configuration shown on
the attached development plan and elevation drasvirayld be allowed at this location.
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PROPOSED DEVELOPMENT STANDARDS FOR GARDEN APARTMENT S PD-H DISTRICT:

General Purpose and Description

This PD-H development plan is intended to maximthe property value and to revitalize the
neighborhood around the newly constructed MainestiEhe proposed project intends to compliment the
Jefferson Street Townhome development located sickelferson Street, which is under construction at
this time.

SECTION 1: Permitted Land Uses

The following range of land uses shall be permitigdight:

» Condominiums

* Apartments

» Temporary structures for uses incidental to contion work on the premises, said buildings
shall be removed upon the completion or abandonofertnstruction work.

SECTION 2: Development Standards

Physical development in this Planned Developmestriot shall comply with development standards and
limitations of the City of Bryan Code of Ordinandést generally apply to development on properties
zoned Multiple-Family District (MF), with the folleing exceptions or additions to ordinary standards:

1. The minimum building setback along street fronta@&sllege Main and Aspen Streets) shall be
10 feet.

2. Ground floor units shall be Type B adaptable units.
3. Exterior walls shall have 90% masonry coveragerickkand stone.

4. Off-street parking spaces shall be 9 feet wide Bdeet deep and adjoined by a 24-foot wide
drive isle.

5. The dumpster pad shall be screened on three sitlesnasonry walls of at least 6 feet in height
with the fourth side fitted with opague metal gatesatching the screening on the other three
sides.

6. The yards along College Main and Jefferson Streleal be enclosed by a 60-inch high wrought
iron fence with 66-inch high masonry columns.

7. A 6-foot high opaque wooden fence shall be ingadli®ng the south side property line.

8. No buffer setback area shall be required wherestitgect property adjoins other residential
districts of less intensity.

9. A minimum of 2,830 landscaping points shall be jmted for this development, including at least

a. five (5) new Live Oak trees, 2.5” in caliper, 8 mmum height at time of planting; and
b. seven (7) new Crepe Myrtle trees.
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RELATION TO BRYAN'S COMPREHENSIVE PLAN:

The City of Bryan Comprehensive Plan is the framdwor the establishment of zoning and other
regulatory tools. The current plan includes pelicand recommendations related to the various gdiysi
aspects of the community. These aspects are gepploy a set of goals and objectives. The Planning
and Zoning Commission shall consider the followigen making its recommendation regarding this
proposed zoning change:

GOAL #2: FACILITATE ORDERLY, EFFICIENT AND ATTRACTYE DEVELOPMENT,
REDEVELOPMENT AND INFILL.

Objective A: Provide for an efficient developmenbgess.

Action Satement 1: Reevaluate the current zoning code to identify insigtencies and
impediments to development.

Action Statement 2: Develop specific requirements for contextuailliahd redevelopment in
existing neighborhoods and commercial areas.

ANALYSIS:

In making its recommendation regarding a proposeding change, the Planning and Zoning
Commission shall consider the following factors.

1. Whether the uses permitted by the proposed charijebev appropriate in the immediate area
concerned; relationship to general area and theaSia whole.

The subject property lies at a transitional locatim between multiple-family residential
developments along the southwest side of the recBntenovated College Main Street and the
Highland Park Addition to the northeast, a single-Bmily residential subdivision that was
developed in the 1930s and 1950s. This older residi@l neighborhood is in a prime location for
redevelopment as it is close to Texas A&M Univergitand there has been a recent increase in
interest in redevelopment of the immediate area.

As proposed, the development standards for this PB- District reduce minimum building
setbacks along street frontages to 10 feet, allovdditional fence height along street frontages,
reduce the depth of 4 parking spaces along the ndrtast side property line to 18 feet (from 20
feet) while increasing the minimum drive isle widthto 24 feet (from 23 feet). The development
standards propose no buffer area along the south d& property line adjacent to an RD-5
District, but provide for 90% of masonry coverage brick and stone) on all exterior building
walls and additional landscaping (approximately 3 itnes the amount required by ordinary
standards).

Staff believes that the proposed 2-story apartmerdevelopment at this transitional location will

generally be compatible with existing land uses osurrounding properties and in conformance
with the land use recommendations of the Compreheing Plan. Staff is comfortable with the
proposed limited range of permitted land uses andltered site development standards in this
particular case. If approved, the proposed PD-H zang would allow maximizing available land

utilization for a contextual infill development opportunity at this location in close proximity to

Texas A&M University, the Northgate District and other multi-family residential developments

along the College Main corridor.
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Whether the proposed change is in accord with aistieg or proposed plans for providing public
schools, streets, water supply, sanitary sewerd, adher utilities to the area and shall note the
findings.

The proposed change in zoning classification wouldot affect any existing or proposed plans
for providing public schools, water supply, sanitay sewers, and other utilities in the area. The
recently completed College Main Reconstruction pract, a $3 million capital improvement
project, provides ample transportation, water, and sewer infrastructure to support urban

redevelopment and increased density along and arodrthe College Main corridor. Any issues
regarding utility capacity on the subject property will be addressed at the time of
redevelopment.

The amount of vacant land currently classifieddionilar development in the vicinity and elsewhere
in the City, and any special circumstances whicly make a substantial part of such vacant land
unavailable for development.

Staff believes that this zone change request, if ppved, will not make land classified for
similar development in the vicinity or elsewhere inthe City unavailable for development. As
interest in higher-density residential (re-)develoment continues along the College Main
corridor, staff believes that a more particular smdl area land use plan for the area around
College Main Street could assist in better guidingand use decisions for specific properties in
this Bryan neighborhood.

The recent rate at which land is being developethénsame zoning classification as the request,
particularly in the vicinity of the proposed change

During the last 12 months, there has been an incread interest in (re-)development of multi-
family residential projects in the area north of the Northgate District bounded by Old College
and Wellborn Roads and South College Avenue. Thiscludes the townhouse development
currently under construction across Jefferson Streefrom the subject property, a townhouse
development proposed at the corner of South Colleggvenue and Watson Lane, as well as a
planned apartment project along Old College Road amh recently completed apartment
buildings near the intersection of Old College Roa@nd College Main Street.

How other areas designated for similar developmgtitbe, or are unlikely to be affected if the
proposed amendment is approved, and whether swtpndéion for other areas should be modified
also.

If the proposed PD-H District were approved, staffbelieves there to be no need to modify the
zoning designation for other areas designated foiirgilar developments. However, as mentioned
above, a small area land use plan for the area arad College Main Street would be a useful
tool for guiding land use decisions along the cordior and in the surrounding neighborhood as

more and more properties are proposed to develop &igher densities than what existing zoning
allows.

Any other factors affecting health, safety, moratsgeneral welfare.
Staff is unable to discern any other factors relatg to this request that will adversely affect
health, safety, morals, or general welfare. Staff antends that the proposed multi-family

residential development at this location will allowfor a useful and orderly urban development
of this property.
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In addition, the Planning and Zoning Commissionlisi@ approve a planned development if it findatth
the proposed planned development does not conforapplicable regulations and standards established
by Section 130-125 of the Zoning Ordinance:

1. Is not compatible with existing or permitted usesabutting sites, in terms of use, building height,
bulk and scale, setbacks and open spaces, landgcdpainage, or access and circulation features.

Staff believes that the proposed multi-family residntial development will be compatible with
existing and anticipated uses surrounding this proerty and in accordance with the land use
recommendations of the Comprehensive Plan. Staff beves that the proposed use and
development of this property should have minimal i any) adverse impacts on nearby
properties or the City as a whole.

2. Potentially creates unfavorable effects or impacat®ther existing or permitted uses on abuttingssit
that cannot be mitigated by the provisions of sastion.

The PD-H District standards for this property propose no buffer setback area along the subject
property’s southeast side property line adjacent toa single-family home on RD-5-zoned
property. In circumstances such as these, MF Disttt zoning generally requires a minimum 25-
foot wide buffer area where no development is alloed except for required or permitted
landscaping and screening, stormwater detention fd@ies, and pedestrian walkways. The
proposed multi-family dwelling is shown to be locatd only 7.5 feet from the south side property
line. The proposed off-street parking area extendess than 2 feet from that property line.

While this appears to be a significant variation fom ordinary buffer standards, staff believes

that the proposed 2-story, 6-bedroom apartment buding on the subject property is only

insignificantly, if any, larger in scale than a newsingle-family home that could be built on the

subject property under the property’s current MF zoning. Staff believes that the proposed
arrangement of the building, off-street parking andlandscaping area on the subject property
will have few, if any, more negative effects on adgent properties than a new single-family
residential home would have in this same environménTo the extent possible, staff believes that
any potentially adverse effects or impacts on otheexisting or permitted uses on abutting sites
that have been mitigated by the provisions of therpposed PD-H District.

3. Adversely affects the safety and convenience ofcuddr and pedestrian circulation in the vicinity,
including traffic reasonably expected to be germetdty the proposed use and other uses reasonably
anticipated in the area considering existing zomind land uses in the area.

Staff contends that the proposed development will at adversely affect the safety and
convenience of vehicular and pedestrian circulation the vicinity. While the new multi-family
residential development at this location will incrase the volume of auto and pedestrian activity
(from currently zero), College Main and Jefferson &eet can reasonably be expected to be
capable of absorbing additional traffic loads froma new 6-bedroom development on the subject
property at this time. The development proposes aotal of 8 off-street parking spaces, which
are 2 more spaces than would ordinarily be requiredor an apartment building of this scale.

4. Adversely affects traffic control or adjacent prdpes by inappropriate location, lighting, or typefs
signs.

Staff contends that the proposed PD-H District willnot adversely affect traffic control or
adjacent properties by inappropriate location, lighing, or types of signs. If this rezoning were

Page 8 of 9



approved, then the same sign standards that applytproperties zoned MF District would be
applicable on the subject property. Existing signag in the large MF District along the south
side of College Main Street, across from the subje@roperty, does not appear to adversely
affect traffic control or adjacent properties.

5. Fails to reasonably protect persons and propedm ferosion, flood or water damage, fire, noise,
glare, and similar hazards or impacts.

Staff contends that the proposed development willeasonably protect persons and property
from erosion, flood or water damage, fire, noise, lgre, and similar hazards or impacts, in
conformance with applicable city ordinances.

6. Will be detrimental to the public health, safety,weelfare, or materially injurious to properties or
improvements in the vicinity, for reasons speclficarticulated by the commission.

Staff believes that the proposed multi-family residntial development at this location will

neither adversely affect health, safety, morals, ogeneral welfare nor be materially injurious to
properties or improvements in the vicinity.

RECOMMENDATION:

Based on all of these considerations, staff recomasepproving this proposed rezoning, as requested.
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